












































































































































We do not have comparable data for other private/non-profit-owned
subsidized housing outside of downtown.

In summary, most of Seattle's subsidized housing stock is suitable
for elderly or single non-elderly households. Although there was
a significant amount of subsidized unit production between 1980
and 1985, most of these units were not suitable for family
households with children.

Both unsubsidized and subsidized housing is getting older. Almost
one-half (47%) of the units are five years old or less or have

been modernized.

Vacancy rates are generally three percent or less. Family
households in particular must wait long periods of time for
suitable units. Rents are affordable since they are often based
on a percentage of household income or are subsidized by HUD.

More units suitable for femilies with children are needed. Some
portion of these units should be appropriate for larger families
who are least able to afford a private unsubsidized unit and who
must wait the longest tim2 for a subsidized unit.

Conclusion

Most of Seattle's rental housing stock are studio or one bedroom
apartments. These units are suitable for elderly or single
non—elderly households. Although about 7,000 new rental units
were constructed between 1980 and 1985, there was little change in
the overall stock. Seattle vacancy rate is typically three
percent. Rents for unsubsidized housing are increasing. Seattle
may need both additional unsubsidized and subsidized units
suitable for family households (two bedrooms or more).
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Our housing stock is getting older. City rehabilitation programs
are needed to preserve rental housing stock particularly in the
downtown where many low cost and private subsidized units are
located.
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Homeowner Needs

The needs of homeowners are quite different from those of renters.
Excepting the case of vecent purchasers who have adjustable-rate
mortgages, most homeowner housing costs and living situations are
more stable than those of renters. Unlike low-income renters,
low-income owners do not necessarily need assistance when they pay
over 30 percent of their incomes for housing; in fact, people
often pay more than that when they purchase a home because they
expect their incomes to rise in future years. On the other hand,
owners on fixed incomes can be forced out of their homes by rising
utility costs or the inability to make essential repairs. Owners
who lose their jobs may become delinquent or default on their
mortgages.

Deteriorated houses have a general negative impact on the
surrounding neighborhood. Housing rehabilitation programs are
usually designed with the dual objectives of providing decent
affordable housing to the owner and improving the condition of the
unit to help revitalize a neighborhood. Housing condition is a
key determinant of the level of rehabilitation required to meet
the second objective. The City has not conducted a housing
condition study since 1978, primarily bscause of the cost. In
this report, we have focused on analyzing owner needs based on

available data.

The census provides two ways to look at owners' housing needs.
The first is to identifv very low~income owners who pay a high
percent of their incomes for houzing. The 1980 census identified
5,266 homeowners with incomes below the poverty level of which
1,956, or 37 percent are elderly. Over three quarters of the

elderly are women living alone.
Approximately 13,000 of Seattle's 112,400 homeowners pay more than
30 percent of their incomes for housing. This includes 10,842

low-income households of which 3,340, or about one-third, are
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elderly. There are 2,020 very low-income elderly who, even though
they have paid off their mortgages, still pay more than 30 percent
of their incomes for housing-related costs.

TABLE 14

Low=-Income Owners Paying 30 Percent or More of Income for Housing

Elderly Non-Elderly Total
Below 50% median 3,240 5,049 8,289
50-80% median 100 2,453 2,553
TOTAL 3,340 7,502 10,842

A second way to estimate need is to consider owners of homes that
need significant repair. While there is probably some overlap
with the income data, people may be living in deteriorated houses
because they can't or don't want to pay the rehabilitation costs.
The 1980 census did not collect information on housing condition.
However, HUD provided data to the City showing owner households
that live in units lacking complete plumbing, and/or who live in
overcrowded units (more than 1.0l persons per room), and/or who
live in units built before 1940 and valued below $35,000. These
categories represent an attempt tc identify owner housing that is
in poor condition. There are 8,440 households meeting at least
one of these conditions, including 5,214 low-income owners. (See
Table 15 below.)
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TABLE 15

Number of Owner Households "Needing Assistance"

With Incomes Below 80 Percent of Median

1980 Census

All Very Other

Low-Income Low=Income Low-Income
Elderly 3,334 2,252 1,082
Single non-elderly 467 318 149
Small Family 930 415 515
Large Family 483 206 277
Total 5,214 3,191 2,023

While only one-third of the low-income owners with high costs are
elderly, almost two-thirds (64 percent) of the owners living in
units likely to need repair are elderly.

Non-elderly individual and family owners with low incomes living
in older low-valued homes or paying more than 30 percent of income
for housing are more difficult to track than elderly owners. This
group includes new owners who expect to have higher future incomes
and are voluntarily paying higher costs. For example, the census
reports that about 9 percent of owners with incomes below the
poverty level bought their homes between 1979 and March 1980,

Most of these recent purchasers, plus some of the owners who
purchased their homes in the previous five years, are probably
voluntarily paying higher costs. Other owners paying over 30
percent of their incomes include recently unemployed people who
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could lose their homes if they do not have enough savings to pay
their mortgages until they get another job. The category also
includes divorced persons who received their home as part of a
divorce settlement but might not have the income to support
monthly payments or make repairs. It also includes some people
who have retired or have been widowed but have not reached age 65.

OWNER OCCUPANTS - INCOMES BELOW POVERTY LEVEL

Year Purchased House

/x"“" 1Q79 3/4980
Before 1959 3.2k
41.9%
1960-1978
N 48.9%
S~ e
Head of Household Age of Head of Household
Less than 24 4 5%
i w Married Couples e
y LD, 18,6 65+ /{ 5
2 s 39.3% L' ;'
Male Headed fj;%¥§3
18. 4% : .y
Female Heade&“lwn. 11111 |
63.0% Charts 45-64
11, 12, 13 28.6%

These three charts show some of the characteristics of homeowners
with incomes below the poverty level. The vast majority are women
living alone, many elderly or near elderly. About 8 percent
purchased their homes in the last year (1979). Over one-third are
elderly, with less than 20 percent under age 35.
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Summary

H&ND
59b.4

There ave 10,842 low-income owners paying 30 percent or more
of their incomes for rent; there are 4,22] owners with

incomes below the poverty level.

There are 5,214 low-income owners of low-value older homes or
homes that are overcrowded or lacking plumbing; 3,191 are

very low-income. The majority of these owners are elderly.

There are between 5,000 and 8,000 low~income owners meeting
one or more of the conditions of potential need. Those with
the most compelling needs appear to be the between 2,000 and
3,000 very low-income elderly owners who pay a large
percentage of their incomes for housing and/or live in older
low-value homes. Many of these owners are women living
alone. This population probably cannot afford major repairs
or large increases in housing-related costs such as
utilities.

A portion of the 7,500 low-income non-elderly owners with
high housing costs are vulnerable to losing their homes if
they are unemployed or if they must make a major expenditure
for repairs. However, not all owners in this group need
extensive public assistance.
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Renter Housing Needs

The majority of low income households needing assistance are
renters. The remainder of this report provides detail about the
numbers of renters needing assistance and describes who they are

and what type of needs they have.

This section begins with an overview that looks at those low~
income households paying & high percent of income for housing,
compares their needs to the housing stock; and shows the
distribution of these households throughout the City.

Following the overview are several sections that provide detailed
information about the elderly, families, special populations, and
the homeless. We have organized the information this way because

each of these groups has different kinds of needs.

Overview

This section contains some overall information about housing needs

of low-income renters. First, the numbers of low income renters
paying a high percent of their incomes are calculated. The
differences between various income levels, household types and
amount of income paid for housing are also analyzed. Second,
there is an analysis of the needs of low-income renters compared
to the availability of subsidized housing. Third, there is an

assessment of the private market gap of affordable housing.

Income and Housing Cost

In its Housing Assistance Plan (HAP), the City calculated the
number of low~ and very low-income renter households paying more
than 30 percent of income for rent. These estimates were made
using a special tabulation from the 1980 census updated by the
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Puget Sound Council of Governments, and adjusted to reflect
subsidized housing production, students and refugees. For more
information about how these figures were calculated, please refer
to the 1986 HAP.

In order to provide more information about the population, the
Department of Community Development prepared some cross
tabulations from the 1980 census and then applied appropriate
percentages to the estimates from the HAP. These refinements can
provide a more detailed overall picture of the populations that
are paying too much for housing, but the numbers cannot be assumed

as exact.

The HAP information estimated that 32,233 households have incomes
below 80 percent of median and pay more than 30 percent of their
incomes for housing. This is approximately 25 percent of all
renter households in Seattle. Most of these households, or
28,751, had incomes below 50 percent of median. Based on further
analvsis, we have estimated that 19,280 of these households have
incomes below 30 percent of median. Table 16 and chart below
display this information by household type.

Table 16
Renter Households With
Incomes Below 80% of Median Paying 30%
Or More Of Income For Rent

Single
Non Small Large
Elderly Elderly Family Family TOTAL
Below 30% Median 5,425 6,670 5,681 1,504 19,280
30-50% Median 1,427 2,314 4,480 1,250 9,471
50-80% Median 286 355 2,216 625 3,482
TOTAL 7,138 9,339 12,377 3,379 32,233
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Chart 14

Approximately 60 percent, or 19,280 of the 32,233 households, have
incomes below 30 percent of median. Over 75 percent of the
elderly households paying more than 30 percent of income for rent
have incomes below 30 pecent of median, while less than half of
the small families and large Families are in this category.
Nevertheless, over 80 pecent of the families have incomes below 50
percent of median. Although HUD recognizes need at 80 percent (20
percent below the Seattle average), only a small portion of this
group exceeds 50 percent and most are actually below 30 percent,

In order to get a better picture of how serious the financial
situation of the very lowest income renters is, we looked at how
many pay 40 to 49 percent and over 50 percent of income for rent.
Again, we should caution the reader that some of our estimates are
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based on samples and provide a general picture rather than exact
numbers., In particular, the distribution of the amount ¢f income
paid for rent includes students, althnugh they are not reflected
in the actual numbers. This has the effect of increasing the
number of non-elderly individuals paying over 50 percent of income
and decreasing the number paying less.

Shown in Table 17 and chart 15 on the following page, almost three
quarters (or 14,056) of those below 30 percent of median income
and paying over 30 percent of income for rent are actually paying
over half their incomes for rent. Although the problem is severe
for all types of households, it is significantly worse for
families. (82 percent of small families and 95 percent of large
families fit this category.) This indicates there is a floor on
the costs of larger rental units and that low-income households
needing three or more bedrooms have to pay a very high percent of
their incomes. Our analysis indicates that there could be up to
6,000 households in this position, including almost all very
low=-income large families. There also are up to approximately
8,000 elderly and non-elderly individual households in this
situation, although it does not appear to be as universal a

preblem for them as it dces for extremely low-income families.
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Chart 15

PERCENT OF INCOME SPENT ON HOUSING

HOUSEHOLDS BELOW 30% OF MEDIAN INCOME

NUMBER OF HOUSEHOLDS
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Table 17

5+ PERSDNS

4 30~ 3%

Percent Of Income Spent On

Median Income

Below 30 Percent

Single
Non- 2--4 5+
Elderly Eiderly Persons Persons TOTAL
50+ percent 3,418 (63%) 4,536 (68%) 4,658 (82%) 1,444 (96%) 14,056
40-49 pecent 1,194 (22%) 934 (14%) 534 (9%) 60 (4%) 2,722
30-39 percent 813 (15%) 1,200 (18%) 489 (9%) 0 (0%) 2,502
TOTAL 5,425 6,670 5,681 1, 19,290
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Note: Table 17 includes only those paying at least 30 percent of

income for rent.

Renters with incomes between 30 and 50 percent of median income are
more able to find housing for less than half their incomes than
those with incomes below 50 percent of median.

As the chart below and table 18 on the next page show, individuals
in this income range needing studio or one~bedroom units are much
better off than those with lower incomes, with only 10.5 percent of
the elderly and 8 percent of non-elderly individuals paving over
half their incomes for rent. Seventy percent of the individuals

pay bstween 30 and 39 percent of income for rent.

Chart 16

PERCENT OF INCOME SPENT ON HOUSING
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